
City of 
Maple Grove 

2022 Local Board of Appeal and Equalization 

Petitioner# 22 
Kevin McGowan 
17747 83rd Ave N 
19-119-22-11-0018 

2022 Assessed Value: $491,300 
Recommendation: No Change 

This report is not an appraisal as defined in M.S. § 82B.02 (subd.3) nor does it comply with the Uniform Standards of 
Professional Appraisal Practice. It is intended to be used as a reference only and any use other than its intended use is 
prohibited and unlawful The author does not represent this to be an appraisal and is not responsible for any inappropriate use. 
It is a report of public records using a mass appraisal technique. 



t City of Maple Grove sf Assessing Department 
o 

2022 Local Board of Appeal and Equalization 
Staff Report 

Petitioner # 22 
Property Owner(s): Kevin McGowan 

Property Address: 17747 83rd Ave N 

PID #: 19-119-22-11-0018 

Market Value 

Assessment Year 2022 $491,300 
Assessment Year 2021 $412,600 
Assessment Year 2020 $377,700 

Sale: I August 1, 1993 $110,000 

Assessor Recommendation: 
No Change 

Appraiser: Last Inspection Date: 

Randy Delong July 1, 2020 

Comments: 

PETITIONER'S CONCERNS 

Petitioner has concerns regarding the increase in their estimated market value and they would like 
to appeal their value before the Local Board of Appeal & Equalization. The property owner has 
provided the assessor's office with a refinance appraisal that was completed in November of 2021. 
The property owner would like the 2022 assessed value reduced to $430,000 based on the 
refinance appraisal. 

DESCRIPTION OF THE SUBJECT 

The subject property is a single-family home located in the Kingsbury's Lakeview Terrace 
development. The site is 0.40 acres in size. The structure is a 1968 built split-entry home with 
2,126 sq.ft. above grade and a partially finished basement. The property had a one story addition 
with a basement containing 408 square feet built on the back of the house in 1998. The home also 
had 1 story addition with a tuck under garage containing 468 square feet that was built in 2001. 
The property has an in ground pool. 

The structure value of the property is currently being reduced by 5 percent in order to recognize 
that the subject home is over built for the neighborhood. This over built adjustment of 5% is 
currently reducing the property value by $23,000 for the 2022 assessment. 
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APPRAISAL REVIEW 

The refinance appraisal used 3 comparables sales within the city. The 3 comparables within the 
appraisal all consist of 2 story homes that were built in the 1990's while the subject property is a 
split entry home that was originally built in 1968 with multiple additions in 1998 and 2001. The 
sale dates of the comparables within the appraisal range between November of 2020 and 
September of 2021. The appraisal did not make any market condition (time) adjustment for any of 
the comparable sales used within the appraisal. There was nominal weight given to the refinance 
appraisal based on these factors. 

COMP ARABLE SALES 

The 3 comparable sales used with our assessment analysis are all split entry homes built between 
the years of 1974 and 1999. Each of the comparable sales have had significant additions to the 
home. The 3 comparable sales are very good comparables for the subject property. 

CONCLUSION 

When adjusted for differences between the subject and comparable sales the market indicated 
value of the subject is $498,500. Consequently, the sales support the 2022 estimated market 
value. 

Minnesota Statute 270.12 requires that sale prices used to establish estimated market value for 
property tax purposes are adjusted for changes in market conditions between the sale date and the 
assessment date. Due to what happened in the real estate market in 2021, these market condition 
adjustments were large, resulting in significant growth between the 2021 and 2022 assessments. 

Previous Value Adjustments Board Appearance: 
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Subject Data Summary 

PID#: 
Property Address: 

Multiple Address: 
Lot/Block: 
Addition: 
Legal(120): 
Owner(s): 
Property Classification: 
2022 EMV: 
2021 EMV: 
2020 EMV: 
Last Sale: 
Lot Size: 
Zoning: 
Dwelling Type: 
Style: 
Bedrooms: 
Baths: 
Actual Year Built: 
Gross Building Area: 
Basement Area: 
Bsmt Finished%: 
Total Finished Sq Ft: 
Garage #1: 
Garage #2: 

19-119-22-11-0018 
1774 7 83rd Ave N 
Maple Grove, MN 55311 
No 
004/002 
Kingsbury's Lakeview Terrace 

Kevin McGowan 
Residential - Homestead 
491,300 
412,600 
377,700 
8/1/1993 - 110,000 - Other - 11 
17,328 Sq.Ft. I .4 Acres 
R2 
Single Family 
Split Entry/Foyer 
4 
2 
1968 
2,126 
2,076 
20 
2,541 
3 Car Tuck Under 
None 
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Additional Subject Photos 

Front 
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Subject Sketch 
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Sales Comparables 

Comparable 2 

Comparable 3 
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Sales Comparables 
• < 

PIO 1911922110018 0111922320054 2811922240036 
Address 1774 7 83rd Ave N 10728 103rd Pl N 7431 Quantico La N 9511 Saratoga La N 
Neighborhood 1912 0111 2821 1211 
Sale Price $110,000 $435,000 $424,000 $382,000 
Sale Date 08/01/1993 06/02/2021 10/09/2020 09/03/2021 
Cash Equivalent $414,000 
Price Per Sq. Ft. $51.74 $214.29 $211.87 $243.00 
Dwelling Type Single Family Single Family Single Family Single Family 
Style Split Entry/Foyer Split Entry/Foyer Split Entry/Foyer Split Entry/Foyer 
Property Area 17,328 16,640 10,400 
Actual Age 1968 1975 1999 1974 
Effective Age 1992 1985 1999 1992 
I st Floor Area 2,126 2,030 1,954 1,572 
Total GBA 2,126 2,030 1,954 1,572 
Finished Area 2,541 2,864 3,070 2,399 
Basement Area 2,076 1,573 1,800 1,532 
Basement Finished(%) 20% 53% 62% 54% 
Total Bedrooms 4 6 4 4 
Total Bathrooms 2 3 4 2 
Garage 1 Floor Area 1003 584 600 572 
Garage 1 # of Cars 3 2 2 2 
Garage 1 Placement Tuck Under Attached Tuck Under Tuck Under 
Total # of Cars 3 3 2 2 
Walkout Type Standard Walkout Standard Walkout 
Air Conditioning Central Central Central Central 
Pool Area-Total 800 
Fireplaces 2 2 3 
Deck Area-Total 44 123 337 
Porches 325 271 
Lake 
Subject Value $498,500 34.0% 33.0% 33.0% 
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Information Provided by the Petitioner 





Flagstar 
- Bank 

November 24, 2021 

KEVIN MCGOWAN 
17747 83RD AVE N 
MAPLE GROVE, MN 55311-1758 

Mortgage Loan # 505702063 

Mortgage lenders are required to provide consumers with copies of any valuations used when reviewing your loan application under the Equal 
Credit Opportunity Act (ECOA). Valuations may include many commonly used reports, for example, an appraisal report, automated valuation 
model (A VM), or a residential appraisal field review report. Included are the applicable valuations generated in connection with your mortgage 
application along with frequently asked questions regarding the valuations. Should you have any questions regarding the information provided, 
please contact: 

Christie Peterson 
5151 CORPORATE DRIVE 
TROY Ml 48098 
(248) 590-9494 

Appraisal 

For most residential mortgage transactions, mortgage lenders require a written appraisal completed by a State Licensed or Certified Appraiser. 
The appraisal form is broken up into several sections that are identified on the left side of the appraisal form on pages 1-3.The appraiser provides 
data specific to the subject property in each section. The data provided can come from many sources; including public records, sales agreements, 
MLS listings, property owner, and the observations made by the appraiser during the inspection of the subject property. All data provided in each 
section on the appraisal must be verified by the appraiser. 

Frequently Asked Questions 

Where can I find the appraised value on the Appraisal Report? 

The appraised value is located at the bottom of the grid page (adjustment page), next to the effective date of the appraisal. The appraised value 
can also be found on the signature page. 

How did the appraiser determine the value? 

The appraiser compares the subject property to sales of similar properties within the market area. The appraiser will apply adjustments to the 
comparable sales based on data from the market. 

What are comparable sales and how does the appraiser select them? 

The appraiser will review sales of properties within the market and select the properties that are most similar to the subject property for 
comparison in the grid. Several factors can affect the availability of comparable sales including number of recently sold properties in the market 
as well as the type of market the subject property is located in (Urban, Suburban or Rural). 

Why did the appraiser include both sold properties and current listings on the appraisal as comparables? 

Sold properties demonstrate value by the prices paid for properties in the market while current listings demonstrate what potential sellers may be 
able to sell their properties for. Listing comparables are typically provided to help support increasing, stable, or decreasing trends in the current 
market. 

What factors are included in determining the value of my property? 

The appraiser considers many factors that can affect the value of the property including the location, view, quality of construction, condition, age, 
remodeling/updating, bedroom/bathroom count, square footage, and various amenities. 

Who will have access to my appraisal? 

Only entities involved in the origination, underwriting, or servicing of your loan will have access to your appraisal. The appraisal is not provided 
to any public entities(assessor, municipal building department, homeowners association, etc.) Appraisals do not become part of any public record. 
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AUTOMATED VALUATION MODEL(A VM) 

A VMs are computerized mathematical models that many lenders use to help determine if the property value is adequate for the loan. AVMs 
provide an estimate of the property's market value based on information about the property and the market where the property is located. 

Frequently Asked Questions 

What are some examples of data included in the AV M? 

• Prior sales of the property 
• Living area/square footage 
• Yearbuilt 
• Number of bedrooms/bathrooms 
• Lot size 
• Public record data from state/county records 
• Recent sales/listings of similar properties in the local market area 

What is not considered in an AVM? 

Examples of data and information that generally would not have been considered: 

• Actual property condition, whether the property has been well-kept or is in need of repairs. Lenders may consider additional information 
about the property condition when using an A VM. 

• Income or rental agreements that may be associated with the property 
• Recent remodeling and improvements made to the property, if not available from data sources 
• Personal property, such as furniture and appliances 
• Whether there are any title defects 

What information is contained in an A VM report? 

Most AVM reports provide the AV M's Estimated Value and an Estimated Value Range for the property, a Confidence Score and a Forecast 
Standard Deviation. 

What is the Estimated Value Range? 

The Estimated Value Range shows the most reasonable range of the value of a property (e.g., A VM estimate is $514,700; Value Range is 
$583,800 - $445,600). 

What Is the Confidence Score? 

AVMs estimate a property's market value at a specific point in time. A confidence score assesses the accuracy of those value estimates. 

What ls the Forecast Standard Deviation (FSD)? 

The FSD represents the probability that a particular A VM estimate of value falls within a statistical range of actual market value for the specific 
property. 

APPRAISER ASSISTED AUTOMATED VALUATION MODEL (AAA VM) 

AAAVM'S are very similar to an A VM, with one notable exception. In an AAA VM, an appraiser selects the properties that are used for 
calculating a value for the subject property, using the same types of computerized mathematical models in A VM's. AAAVM's are much more 
reliable than an A VM, since the appraiser selecting properties for comparison is able to look for sales with similar features and amenities, in 
order to produce a more credible and supportable value. 

Frequently Asked Questions 

What are some examples of data included in the A VM? 

• Prior sales of the property 
• Living area/square footage 
• Yearbuilt 
• Number of bedrooms/bathrooms 
• Lot size 
• Public record data from state/county records 
• Recent sales/listings of similar properties in the local market area 
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APPRAISAL OF REAL PROPERTY 

LOCATED AT: 
17747 83rd Ave N 

Kingsbury's Lakeview Terrace Lot 4 Block 2 
Maple Grove, MN 55311 

FOR: 
Flagstar Bank 

5151 Corporate Dr 
Troy, Ml 48098 

AS OF: 
11/22/2021 

BY: 
Erin Engel 

Form GA1 - "TOTAL" appraisal software by a la mode, inc. -1-800-ALAM0DE 
Serial# 61F47CFE 
esign,alamode.com/verify 



What is not considered in an AAA VM? 

Examples of data and information that is generally not considered in an AAA VM: 

• Income or rental agreements that may be associated with the property 
• Personal property, such as furniture and appliances 
• Whether there are any Title defects 

What information is contained in an AAVM report? 

Most AVM reports provide the AVM's Estimated Value and an Estimated Value Range for the property, a Confidence Score and a Forecast 
Standard Deviation. 

What is the Estimated Value Range? 

The Estimated Value Range shows the most reasonable range of the value of a property (e.g., AVM estimate is $514,700;Value Range is 
$583,800 - $445,600). 

What Is the Confidence Score? 

A YMs estimate a property's market value at a specific point in time. A confidence score assesses the accuracy of those value estimates. 

What Is the Forecast Standard Deviation (FSD)? 

The FSD represents the probability that a particular AVM estimate of value falls within a statistical range of actual market value for the specific 
property. 

RESIDENTIAL APPRAISAL FIELD REVIEW REPORT 

A Residential Appraisal Field Review Report (Field Review) is a secondary appraisal used to determine if the original appraisal has provided 
accurate information for the subject property and has also selected the most appropriate sales for comparison to the subject property. Similar to 
the original appraisal the field review must be completed by a licensed or certified appraiser. 

Who do I contact if I have concerns, comments, or questions regarding the appraisal, AVM, or residential field review report? 

Please contact your loan originator for more information on the impact the review appraisal had on your loan. 

Collateral Desktop Analysis (CDA) 

A Collateral Desktop Analysis is a desktop review appraisal product, completed on appraisals for certain Jumbo loans, as required by Jumbo loan 
investors. Similar to a Field Review, the Collateral Desktop Analysis is used to determine if the original appraisal has provided accurate 
information for the subject property and has also selected the most appropriate sales for comparison to the subject property. Similar to the Field 
Review, the Collateral Desktop Analysis must be completed by a licensed or certified appraiser. 

Broker Price Opinion (BPO) 

A Broker Price Opinion is utilized as a secondary review in the Jumbo review process. A BPO will be ordered when a CDA is returned with a 
conclusion of "Indeterminate", or if the CDA returns an opinion of value that is more than I 0% below the appraisal value. BPO's are completed 
by licensed realtors. 

Value Reconciliation 

A Value Reconciliation is another type of review completed for Jumbo loans, there are two different types of Value Reconciliations. ( 1) If the 
CDA and BPO both indicate values more than 10% below the appraisal value, a Value Reconciliation will be completed. The Value 
Reconciliation is completed by a licensed or certified appraiser. The appraiser will review the original appraisal, CDA, and BPO; and provide a 
reconciled value for the subject property, that will be used for lending purposes. (2) When a Jumbo loan has 2 appraisals, an appraiser will review 
both appraisals; and provide a reconciled value for the subject property, that will be used for lending purposes. 

Who do I contact if I have concerns, comments, or questions regarding the appraisal, A VM, or residential field review report? Please contact 
your loan originator for more information on the impact the review appraisal had on your loan: 

Christie Peterson 
5151 CORPORATE DRIVE 
TROY Ml 48098 
(248) 590-9494 
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www .lmpactValuation.com 

FIRREA / USPAP ADDENDUM 
Borrower File No. R21-036811 
Property Address 
City County Henne in State MN Zip Code 55311 

ro e 

Scope of Work 

ortinc ided with the re art concernin the data re tained in the 
ined the client and for the inten raiser is not 
To develo the o com leted the Sales Cor ed the most 
nion result in a ere raiser's o inion, the Seo or the intended 

Intended Use/ Intended User 
Intended Use: 

History of Property 
Current istint information; Per MLS. no current listing of the subiect. 

Prior sale: Per Coun Records no rior sales over the ast three ears. 

Exposure Time / Marketing Time 
A reasonable time for ex osure rket, usinc the Minnea olis/St. Paul MLS is estimated at 3-6 months. Throu h use of a reasonable ex osure time a 
normal marketin time for this t could be antici ated within a roximatel 3-6 months. 

Personal (non-realty) Transfers 
No ersonal ro e evaluation was included in this a raisal. 

Additional Comments 
None 

Certification Supplement 
1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation. or an approval of a loan. 
2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value 

estimate, the attainment of a stipulated result or the occurrence of a subsequent event. 

l esian.alamode.com/verify Serial:6iF47CFE 

Appraiser: LrfltTgl 
Signed Date: 11/22/2021 
Certification or License#: 40489708 
Certification or License State: 
Effective Date of Appraisal: 

MN Expires; 08/31/2023 
11,/22/202 1 

Supervisory 
Appraiser: 
Signed Date: 
Certification or License # 
Certification or License State: F--+ 
isecon st suect. [Johana []ex ¢ erior and Exterior 

Form FUA _ LG2 - "TOTAL" appraisal software by a la mode, inc.- 1-800-ALAM0DE 
Serial# 61F47CFE 
esign.alamode.com/verify 


